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Hampton Roads / Virginia Beach = 453 

Outer Banks, NC = 482

Chesapeake Bay (Baltimore, MD) = 432

Lake Erie (Cleveland, OH) = 471

Amish Country / Lancaster, PA = 488

Low Country/Charleston, SC = 350

Grand Strand / Myrtle Beach, SC = 391

Hilton Head, SC /Savannah, GA = 395

Historic Williamsburg, VA = 396

Great Smoky Mountains Park = 96 miles



Kingsport is…

in Tennessee’s 
5th Largest Metro

Nashville-M’boro-Franklin, TN 1,550,733

Memphis, TN-MS-AR 1,285,732

Knoxville, TN 691,152

Chattanooga, TN-GA 518,441

Kingsport-Bristol, TN-VA 304,689

Clarksville, TN-KY 261,220

Johnson City, TN 195,849

Morristown, TN 135,914

Jackson, TN 112,685

Cleveland, TN 112,143

Cookeville, TN 102,982

Tullahoma, TN 99,494

Sevierville, TN 84,835

Columbia, TN 81,938

Greeneville, TN 66,157

Crossville, TN 53,590

Harriman, TN 53,430

Athens, TN 52,511

Humboldt, TN 49,257

Shelbyville, TN 44,696

Lawrenceburg, TN 40,954

La Follette, TN 40,936

Dyersburg, TN 37,600



Kingsport is…

a proud part of 
America’s

Mountain South

Knoxville, TN 691,152

Greenville, SC 624,715

Chattanooga, TN-GA 518,441

Asheville, NC 408,436

Kingsport-Bristol, TN-VA 304,689

Charleston, WV 303,944

Roanoke, VA 298,108

Huntington, WV 284,234

Spartanburg, SC 280,738

Johnson City, TN 195,849

Charlottesville, VA 194,391

Anderson (Clemson) , SC 182,285

Blacksburg (Virginia Tech), VA 158,328

Morristown, TN 135,914

Harrisonburg, VA 118,408

Staunton-Waynesboro, VA 117,170

Census Bureau, Metropolitan Statistical Area: July 1, 2008

Cattails Golf at MeadowView Marriott
Kingsport, Tennessee



Kingsport's settlement pre-dates the State of Tennessee by 35 years!

1761 - British Fort Robinson built in present Kingsport (later taken over by U.S. 

and renamed Fort Patrick Henry)

1775 - Land grant awarded to first King’s Port settler

1775-1783 - American Revolutionary War

1779 - Sullivan County, NC (later TN) formally established

1784-1789 The Lost State of Franklin

1796 - Tennessee statehood from North Carolina

1822 - "Old" Kingsport incorporated

1861-1865 - American Civil War

1865-1877 Reconstruction

1914-1918 World War I

1917 - "New" Kingsport incorporated (nearly 100 years after “Old” Kingsport)

2009 = 248 years after original settlement

Quick Facts



Kingsport (1917)
A John Nolen planned city



The 1999 Economic Summit
Economy in Transition

► “Last one out, turn out the lights”

► Major manufacturing closures/lay-offs

► Eastman spin-off from Kodak

► Major changes in elected officials

► Major changes in leadership

► A new day, a new plan

► “Rustbelt” city

► Call to action

Kingsport Manufacturing 
Jobs 1990-2009

MeadowView 
Convention 
Center built



•Higher Education (Educate & Grow)

•Recruit people (educated with income)

•Retail amenities
•Accessibility (airport)
•Quality of life amenities
•Commitment to education

•Small business & entrepreneurs

•Public arts, sculpture, music, cultural amenities

•Leisure/hospitality/sports tourism

•Redevelopment (inc. downtown)

The 1999 Economic Summit
Six Major Non-Traditional Economic 

Development Initiatives

Broad Street Redevelopment 
Concept Plan 2001



Higher Education Initiative
Northeast State, University of Tennessee, King, LMU, Carson-Newman

2 years free tuition to H.S. graduates

Childcare

Public Transit

$17 million local capital funding

2,100 students

2002 – Applied Technology

2008 – Health Professions

2009 – Higher Education

2009 – Advanced Manufacturing

Future – Automotive Tech

First LEED certified, publicly funded 

green higher education building in 

Tennessee
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Read more at: http://www.newsweek.com/id/39380/?s=kingsport

Only 8 Tennessee Schools made the list:
Dobyns-Bennett (Kingsport)
Farragut (Knoxville area)
Collierville (Memphis area)
Ravenwood (Nashville area)
Hillsboro (Nashville)
Brentwood (Nashville area)
Hume-Fogg Academic (Nashville)
Martin Luther King Academic Magnet (Nashville)

82 Virginia schools made the list – Patrick Henry (Roanoke) being closest

52 NC schools made the list – Roberson (Asheville) being closest
19 SC schools made the list – with 12 being in the Upstate
11 KY schools made the list – with none in Southeast Kentucky
3 WV schools made the list – all in the Charleston metro area

http://www.newsweek.com/id/39380/?s=kingsport


Direct Flights to 8 Cities



Variety of Housing Choices

Built: 1928, 5 BR, 2570 sf
$309,900  ($3,154 taxes)

Built: 2006, 4 BR, 2768 sf
$294,500  ($2,997 taxes)

Built: 1996, 5 BR, 6674 sf
$699,900  ($7,123 taxes)

Built: 2009, 3 BR, 1963 sf
$199,900  ($2,034 taxes)

Built: 2008, 3 BR Attached Home 
2174 sf    $239,900 ($2,441 taxes)

Built: 2008, 2BR Patio Home 
1744 sf    $199,900 ($2,034 taxes)



Results:  House Price Appreciation 
1st in Tennessee, 44th in Nation 1Q08-1Q09

Source: FHFA May 27, 2009

► +1.27% Kingsport-Bristol, TN-VA
+1.05% Clarksville, TN-KY
+0.09% Jackson, TN
+0.00% Nashville-Murfreesboro-Franklin, TN
-0.03% Knoxville, TN
-0.04% Johnson City, TN
-0.07% Chattanooga, TN-GA
-0.82% Memphis, TN-MS-AR
-1.35% Morristown, TN
-1.36% Cleveland, TN



Results:  House Price Appreciation 
44th in Nation 1Q08-1Q09

Source: FHFA May 27, 2009

► 6. Spartanburg, SC 3.18%
18. Greenville-Mauldin-Easley, SC 2.23%
35. Hickory-Lenoir-Morganton, NC 1.51%
42. Columbia, SC 1.32%
44. Kingsport-Bristol, TN-VA 1.27%
45. Durham-Chapel Hill, NC 1.27%
51. Raleigh-Cary, NC 1.16%
65. Lexington, KY 0.78%
78. Charlotte-Gastonia-Concord, NC-SC 0.39%
79. Asheville, NC 0.31%
81. Greensboro-High Point, NC 0.26%
83. Louisville, KY-IN 0.15%
89. Nashville-Murfreesboro-Franklin, TN 0.00%
90. Knoxville, TN -0.03%
92. Chattanooga, TN-GA -0.07%
100. Roanoke, VA -0.27%



Results:  House Price Appreciation 
44th in Nation 1Q08-1Q09

Source: FHFA May 27, 2009

► 44. Kingsport-Bristol, TN-VA 1.27%
114. Winston-Salem, NC -0.53%
150. Atlanta-Sandy Springs-Marietta, GA -1.65%
174. Richmond, VA -3.01%
178. Charleston-North Charleston-Summerville, SC -3.19%
179. Gainesville, GA -3.46%
184. Wilmington, NC -3.70%
187. Virginia Beach-Norfolk-Newport News, VA-NC -4.02%
233. Myrtle Beach-North Myrtle Beach-Conway, SC -7.10%
245. Washington, DC-VA-MD-WV -9.98%



Kingsport is…
$8.2 billion of retail choices
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…and unique, local shops
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Kingsport is… 
Marriott’s award-winning mountain resort

$28 million expansion now underway!

6 minutes from Downtown

Cattails 
Golf

$65,744,840 in spin-off 
private taxable 

investments

(1998-2008 Sullivan Co Public Tax Records)



Downtown 
Kingsport 
Renaissance

$20,273,200  in private 
investment in over a 10 year 
period  (1998-2008)

Excluding churches, hospital, 
higher education

http://dtkptsquare.files.wordpress.com/2007/02/kaffe-blue-3.JPG


Atlanta
Charlotte
Cincinnati

Detroit
Orlando
Memphis
Tampa

Fort Lauderdale





Since 1946

Fully 
professional 
orchestra with 
more than 65 
musicians



Kingsport 
Theatre 
Guild, Inc.  
is one of the 
oldest 
community 
theaters in 
the state, 
this year 
embarking 
on its 62nd 
year of 
continuous 
operation. 





More than 2,085 
active members

$15 City / $35 County / $60 Other



Why Kingsport?
USA Today (Sept 2007): 

“1 in 8 workers leave by 6 a.m.”

► My commute to Downtown is a grand total of 10 minutes
► I can be at my son or daughter’s school in 6 minutes
► I can be at 2 different hospitals in less than 6 minutes
► I can be riding a bike on an 8-mile greenbelt in 5 minutes
► I can be in a 3500 nature preserve in a mountaintop park 

in 19 minutes
► I can be walking around a lakefront park in 12 minutes
► I can be at the airport (& park at the front door) in 20 

minutes
► I can be at 100 different national retailers in under 6 

minutes!!



”All Inclusive”
High Quality of Life

AND
Low Cost of Living



Measuring the Results:

from Rustbelt

to Renaissance



Sources of Measurement
Pros and Cons

► Sources
 Local data

 State data

 Federal, 
Census

 Universities

►Cons
 May not have access

 Assumes meters

 No external 
comparables

 Usually only counties 
or larger cities

 Border counties

 Inconsistent 
geographies

 Varying time frames 
(quarterly, annual)

 Lag time

► Pros
 Local control

 Utility records

 Retail sales

 Building permits

 Credible, trusted

• Credible, trusted

• Regional, national 
trends

• Scholarly analysis



Move To Kingsport

1,363 families from 40 states relocated to Kingsport during FY2009

► 182 were new construction

► 1,181 moved into existing structures

► 69.75% chose to live inside the city limits of Kingsport 

► 59.9% of new construction was inside city limits of Kingsport

Comparing this Fiscal Year with average FY 2007-2009:

► New residential construction is down -38.02%

► Out-of-state relocations to Kingsport are down -11.43%



44,000

44,200

44,400

44,600

44,800

45,000

45,200

City of Kingsport Population

Beginning of 
MoveToKingsport.com



37,000

39,000

41,000

43,000

45,000

47,000

49,000

51,000

.Harrisburg, PA

.Charlottesville, VA

.Kingsport, TN

.Midland, MI

.Hendersonville, TN

.Sanford, FL

.Germantown, TN

Not too hot,

...not too cold 

…just right



Annual retail sales resulting from newcomers

An example of Kingsport, Tennessee

► 787 net new residential water connections (July 1, 2006 – June 30, 2009)

► Census average = 2.3 persons per household

► 787 x 2.3 = 1,810 new residents (with City water/Sullivan County/Kingsport zip code)

► 69.75% located inside City limits

► 69.75% x 1,810 = 1,262 estimated new city residents

► $10,382 retail sales per capita (TN, U.S. Census 2002)

► $10,382 x 1,810 = $13,107,015 in new retail sales



Results: Retail Sales Tax Collections
11 months YTD 1994-2009

62% increase

Source: City of Kingsport Finance Department, May 20, 2009
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At 1.1%, City of Kingsport increase in unemployment rate is lowest of benchmark geographies

At 9.2%, Sullivan County has 4th lowest unemployment rate in Tennessee

updated September 24, 2009

CITY OF KINGSPORT 2005 2006 2007 2008 2009
Change (between 2005 

and latest available data)

Unemployment Rate* 8.3% 6.7% 4.8% 7.6% 9.4% 1.1%

Construction Value***** $66,809,260 $88,560,394 $164,480,512 $173,102,255 n/a 159.1%

Population 44,114 44,122 44,435 44,473 ** 0.7%

Labor Force* 19,120 19,040 19,350 19,280 18,950 -0.9%

Employed* 17,540 17,760 18,420 17,820 17,170 -2.1%

Not in labor force 24,994 25,082 25,085 25,193 n/a 0.4%

Retail Sales*** $1,245,600,000 $1,287,900,000 $1,283,800,000 $1,327,200,000 **** 6.6%

Unemployment (U.S., State, 
Metro & County Data)*

2005 2006 2007 2008 2009 Change 2005-2009

Cleveland, City of 8.3% 8.0% 5.7% 9.4% 10.7% 2.4%

Maryville, City of 7.4% 7.4% 5.4% 11.1% 9.8% 2.4%

Sullivan County 5.1% 5.1% 3.5% 5.5% 9.2% 4.1%

Johnson City, City of 4.8% 4.8% 3.7% 6.0% 9.2% 4.4%

Kingsport-Bristol MSA 5.0% 5.0% 3.8% 6.0% 9.5% 4.5%

Bristol (TN), City of 5.5% 5.6% 3.9% 6.2% 10.0% 4.5%

Oak Ridge, City of 4.3% 4.8% 3.4% 5.2% 9.0% 4.7%

U.S. unemployment 4.9% 4.6% 4.6% 6.1% 9.6% 4.7%

Washington County 4.6% 4.8% 3.6% 5.7% 9.3% 4.7%

Tri-Cities CSA 4.9% 5.0% 3.8% 6.1% 9.7% 4.8%

Johnson City MSA 4.9% 5.0% 3.8% 6.1% 9.8% 4.9%

Carter County 5.3% 5.2% 4.2% 6.8% 10.5% 5.2%

Hawkins County 5.7% 6.0% 3.8% 7.3% 11.0% 5.3%

Tennessee, State of 5.4% 5.8% 4.1% 6.6% 10.8% 5.4%

Morristown, City of 8.7% 9.1% 5.8% 10.4% 15.3% 6.6%

Greene County 8.8% 7.9% 5.7% 9.2% 15.8% 7.0%



Employment in 
Kingsport, TN-VA 

MSA

January 1990 % of All Jobs July 2009 % of All Jobs
Change   

(Jan 1990-
July 2009)

Trade, Transportation and Utilities 22,900 21.60% 24,400 20.82% 1,500

Manufacturing 36,300 34.25% 21,200 18.09% -15,100

Education and Health Services 10,000 9.43% 18,600 15.87% 8,600

Government 12,600 11.89% 14,500 12.37% 1,900

Leisure and Hospitality 6,500 6.13% 12,500 10.67% 6,000

Professional and Business Services 6,200 5.85% 8,200 7.00% 2,000

Mining, Logging, Construction 3,100 2.92% 7,300 6.23% 4,200

Financial 3,100 2.92% 4,200 3.58% 1,100

Other Services 3,400 3.21% 3,900 3.33% 500

Information 1,900 1.79% 2,400 2.05% 500

TOTAL 106,000 100.00% 117,200 100.00% 11,200 <= Net New Jobs

Source: http://www.bls.gov/eag/eag.tn_kingsport_msa.htm

15-Sep-09



Per capita income doubled from $15,000 in 1990 to 
$30,000 in 2007

Results: Personal Income in Kingsport



Utility Records



“New zip”
“New city”

“Old zip”
“Old city”



Net difference by zip/city

Net difference = “Install” minus “Cutout”







TN Counties by Natural Increase (Deaths vs Births)
Sullivan County is Ranks 95th of 95 Counties



TN Counties by Net Migration (International and Domestic)

Sullivan County is Ranks 29th of 95 Counties



EXAMPLE



EXAMPLE OF 35 MI

SAMPLE MONTHLY 
REPORT



Another example 
using zip-codes.com 
to identify zip codes 
within a radius of a 
city.  Zip codes are 
more specific than 
counties.  Metros 
may span parts of 
several counties.









The Future



Kingsport Press 2008
(from Sullivan Street)



$18.5-$24 million redevelopment
Former Book Printing Factory
Downtown Kingsport
70,000 new medical visits per year

The 
Future



The Future:  RiverWalk

20 year phased 
master plan

First 5 years:

$9 million in public 
improvements

$23 million in 
private investments



The Future:  Aquatic Center

► Fitness, Competition, 
Wellness, Leisure



The Future:  Downtown TIF

► Areawide TIF

► Established 2008

► First funds available 2009

► Expected to generate 
$160,000 per year new 
funding for downtown 
projects, maintenance, 
landscaping, etc.



The Future:  Loft Incentive

► Level playing field

► Compared to new 
“greenfield” residential

► Defrays expense of 
secondary access/egress 
to 2nd & 3rd floor living 
spaces

► Lessens economic hardship 
of sprinkler installation

http://www.facebook.com/photo.php?op=1&view=all&subj=47716714849&aid=-1&pid=40495824&id=9400336&oid=47716714849


Jeff Fleming, AICP 
Assistant City Manager for Development

JeffFleming@KingsportTN.gov

Download this presentation at 

www.development.KingsportTN.gov/presentations

mailto:JeffFleming@KingsportTN.gov

